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Document Title:  Variance Application (Project Description and Code Compliance Narrative) 

 

Grantor: Qun Li and Zhaoping Zheng 

Grantee: City of Bellevue 

 

Legal Description: Lot 28 of Rosemont Beach, as per plat recorded in volume 34 of plats, page 28, 

records of King County Auditor, recorded April, 19, 2017, under Recording Number 201704149001125, 

King County Auditor, situate in the County of King, State of Washington. 

 

Assessor’s Tax Parcel No: 743050-0146 

 

Variance 

 
Qun Li and Zhaoping Zheng, husband and wife (“Grantor”) hereby record the report from City of 

Bellevue attached to this document to comply with the requirements of City of Bellevue for a variance 

with respect to the property described above. 

 

   Dated: ____________________, 2019 

 

 

       

 

             

       -------------------------------------------- 

                         Qun Li 

 

 

 

       ___________________________ 

        Zhaoping Zheng 
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1. Proposal Description 

 

The applicant is proposing redevelopment of the property located at 1472 West Lake Sammamish 

Parkway North East with a new single-family home. The site is currently developed with one single 

family residence with a large desk and an existing dock. The project includes demolition of the existing 

residence and deck, re-grading of a portion of the site to allow the placement of the new home, and 

installation of site landscaping as mitigation for current proposed action and past actions taken out of 

permit scope. Redevelopment of the site requires deviation from the prescriptive requirements that 

apply to the site. The following is a list of actions for approval with this permit: 

 

Actions for approval in compliance with prescriptive Land Use Code allowances: 

 

• Reduction of the site’s side yard setbacks to 5 feet for both sides as allowed under LUC 

20.25H.040.B. Compliance with the minimum setback of 5 feet is required. No building elements 

may protrude into the reduced setback. 

 

• Reduction of the toe of slope structure from 75 feet to a variable dimension necessary to 

accommodate the footprint of the new home as depicted in the project site plan (attached). This 

is under the existing structure.  

 

• Reduction of the front yard setback from the North Rosemont Beach Drive access easement 

from 10 feet to 5 feet. Compliance with the minimum setback of 5 feet is required. No building 

elements may protrude into the reduced setback. 

 

2. Site Description, Zoning, Land Use and Critical Areas 
 

A. Site Description 
 

The subject site is located at 1472 West Lake Sammamish Parkway NE. The property slopes down to 

each with significant grade change from the uphill portion near West Lake Sammamish Parkway NE. A 

portion of the site is sleep slope.  At the toe (bottom) of steep slope areas, the site takes a private access 

from West Lake Sammamish Parkway via North Rosemont Beach Drive, a private access road of varying 

widths that services dozens of homes along the shoreline of Lake Sammamish. North Rosemont Beach 

Drive originates at the grade level of West Lake Sammamish Parkway dropping in elevation to lake level 

where the subject property is situated. The property is the fifth lots from the terminus of this access 

driveway. 
 

1472 West Lake Sammamish Parkway is characterized by a large geologic hazard steep slope critical 

area. The slope area is located between the front of the lot in the vicinity of Lake Sammamish Parkway 

NE, and the site’s access driveway, North Rosemont Beach Drive. The slope area is forested although it 

has been historically cleared. The top of the slope is developed with a private access driveway (Mallard 

Lane) that services homes to the north of the site. The toe of the slope has been historically cut and the 

area along the shoreline graded to establish North Rosemont Beach Drive and provide building pads 

along this section of driveway. The site does not contain any structures with the protected slope or top 

of the slope buffer area. Development activity proposed with this application is limited to construction 



at the toe and includes a widening of the paved area of North Rosemont Beach Drive (up to the toe of 

the slope), demolition of existing and construction of a new home, and maintaining existing site’s 

backyard landscaping.  
 

No impacts are proposed with the regulated slope area of top of slope buffer and no impacts or 

modifications are proposed to the toe of the slope. All impacts will occur with the 75 foot toe of slope 

structure setback required under LUC 20.25H.120.C. In response to restrictions on development in this 

area, the applicant has consulted with a qualified geoengineering firm and ha provided a geotechnical 

report as part of the application package supporting the proposal. The report recommends a reduction 

to the toe slope structure setback from 75 feet to setback matching the edge of the existing access 

easement driveway. The applicant has designed the new home in compliance with this recommended 

setback. See project geotechnical report included as Attachment 2. 
 

The property owner is proposing redevelopment of the property and is requesting approval to build a 

new larger single-family home in the place of the current home between the access driveway, and the 

shoreline of Lake Sammamish. See Figure 1 below: 
 

Figure 1 – 1472 West Lake Sammamish Parkway NE 

 
 

Design Constraints: Several constraints were encountered in design of the proposed residence that 

prompted the applications for Critical Areas Land Use Permit and Variance from the Land Use Code. 

Constraints were as follows: 
 

• Steep slopes along the western end of the site 

• Shoreline frontage along the eastern edge of the site 

• Narrow lot 

• Access easement/driveway through the center of the site 



These restrictions have limited site planning options in redevelopment of the property. As a result, the 

applicant has designed a home to occupy a specific area. The proposed site design represents a 

balancing of development restrictions with current site conditions and context and includes the 

following: 

 

• The footprint of the home is proposed to be outside of the Lake Sammamish Floodplain – 

defined as elevation 36.1’ NAVD (area of special flood hazard aka FEMA 100-year floodplain 

line). No building elements may extend into this required FEMA flood line. 

 

• The footprint of the home is proposed to be constructed with a previously impacted portion of 

the 50-foot shoreline buffer and structure setback (allowed through Critical Area Land Use 

Permit). 

 

• The footprint of the home is proposed to be constructed within the 75-foot toe of slope 

structure setback (allowed through Critical Areas Land Use Permit).  
 

• The footprint of the home will retain 5-foot setbacks along both of the site’s side yards (allowed 

by LUC 20.25H.040.B). That is changing from existing structure which has less than 4-foot 

setbacks on both side yards (3.4’ and 3.6’). Compliance with the minimum setback of 5 feet is 

required. No building elements may protrude into the reduced setback. 
 

• The footprint of the home will maintain a minimum of 5 feet of setback from the North 

Rosemont Beach Drive access easement (allowed through Variance from the Land Use Code). 

Compliance with the minimum setback of 5 feet is required. No building elements may protrude 

into the reduced setback. 
 

3. Consistency with Land Use Code Requirements: 
 

a. Zoning District Dimensional Requirements 

The site is in the R-2.5 zoning district. The following table summarizes the dimensional 

standards that apply compared with the dimensions proposed under the requested 

variance: 
 

Table 1: Dimensional Standards and Proposed Dimensions 

STANDARD (* = variance requested) 
See discussion below for details 

REQUIRED PROPOSED 

Front yard structure setback 20 feet 20 feet 

*Setback from an Access Easement 10 feet 5 feet 

Rear yard structure setback 25 feet 25 feet 

Side yard structure setback 5 feet 5 feet  

*2 side yards structure setback 15 feet 10 feet 

* Shoreline structure setback 25 feet Variable 24’ to 28’ 

Maximum building height 35 feet 35 feet 

Maximum lot coverage 35% < 35% 

Maximum impervious surface 50% < 50 % 
 



b. Comparison of Neighborhood Development 
 

Table 2: Front Yard setback Comparison of Neighborhood Development 

West Lake Sammamish Parkway 
address 

Setback From Easement Building Envelope 

1614 (built in 1998) 12 feet Appr. 1,800 sq ft. 

1610 (built in 1950) 15 feet Appr. 1,600 sq ft. 

1604 (built in 2017) 5 feet Appr. 1,800 sq ft. 

1600 (built in 2018)  5 feet Appr. 1,800 sq ft 

1462 (built in 1945) 2 feet Appr. 1,300 sq ft. 

1460 (built in 2000) 20 feet (no garage/carport) Appr. 1,333 sq ft. 

1454 (built in 1967) 5 feet Appr. 1,400 sq ft. 

1450 (built in 1966) 13 feet Appr. 1,800 sq ft. 

c. Front yard/Access Easement structure setback of 5 feet 

 

Due to the relative shallow depth of the developable portion of the property, coupled with the required 

25-foot shoreline critical area shoreline buffer, the only feasible location to site the proposed structure 

is between the shared access road (North Rosemont Beach Drive) and Lake Sammamish, requiring a 

reduction from the standard 10-foot structure setback measured from shared access driveways. The 

critical areas overlay section of the Land Use Code (LUC 20.25H) encourages this sort of adjustment in 

order to protect the functions and values of the shoreline critical area. 

 

Most of the homes in this section of North Rosemont Beach Drive were constructed prior to annexation 

into the City of Bellevue with existing are setback ranging from 5 to 10 feet measured from the edge of 

the private access easement.  Due to the shallow depth of the buildable portion of this lot and the 

context of the surrounding neighborhood, a 5-foot setback for the Li property is appropriate. 

 

As demonstrated in Table 2 above, the requested variance would not be a granting of special privilege. 

Several the properties in the vicinity already enjoy a reduced front yard setback due to the constraint of 

the lakeshore, the access easement and uphill slopes. Not granting the requested variance would render 

an undesirable building footprint compared to the surrounding properties and would constitute a 

significant hardship to the property owner as the standard buildable area allowed without variance 

would result in an un-marketable home. 

 

Two neighbors, 1604 and 1600 (1600 is next door) had applied the similar variance in last 3-4 years and 

got approval. We are asking City to give us the approval as well. Also, the site is located at the end of 

and adjacent to a private shared access driveway. No impact to the access easement is expected. 

 

4. Critical Areas Requirements – LUC 20.25H 

a. General 

i. LUC 20.25H.230 

The applicant supplied a complete critical area report for shoreline functions evaluation 

and floodplain functions evaluation, and geotechnical report (geo engineering study). 

The report meets the minimum requirements in LUC 20.25H.250. 

 



b. Geologic Hazards 

i. LUC 20.25H.115 Shoreline Buffer and Structure Setback Requirements 

The applicant is not proposing any development or construction with the critical area or 

critical area buffer. The applicant’s geotechnical engineer has evaluated the slope and 

the proposed construction and recommends that the structure can safely be located 

with the toe of steep slope without risk (see Project Geotech Report – Attachment 2). 

No modification to the slope, toe of slope, or top of slope buffer is proposed or allowed 

as part of this permit. 

 

c. Shorelines 

i. LUC 20.25H.115 Shoreline Buffer and structure Setback Requirements 

The applicant has provided information necessary to reduce the shoreline buffer and 

structure setback from the required 50-foot standard dimension for developed sites to 

Areas permit process. No reduction of the required 25-foot buffer is proposed. No 

building elements may protrude into the required shoreline buffer. 

 

ii. LUC 20.25E.080.Q Performance Standards for Residential Development 

 

The residential development regulations of the shoreline overlay district are being met. 

The home as proposed is under the 35-foot maximum height as measured from average 

existing grade. The proposal includes a professional aquatic biologist’s report 

(Attachment 3).   

 

The new structure will be located outside of the 25-foot Lake Sammamish buffer, and 

landward of an existing, legally established retaining wall. All proposed work will be 

approximately 5-feet and higher above the ordinary high-water mark (OHWM) of 31.8 

feet elevation used by the City of Bellevue as a regulatory line from which to measure 

buffers for Lake Sammamish.  

 

No work is proposed within the Lake Sammamish floodplain (elevation 36.1 feet). Both 

the existing and proposed homes are located entirely within the Shoreline Management 

Area (SMA). There is no developable land on the lot that is not within the SMA. No 

native vegetation will be disturbed. No existing trees or native shoreline vegetation will 

be disturbed. The house will not disturb a steep slope located on the property but will 

be partially located within the 75-foot structure setback from the toe of the slope, and 

no other critical areas or habitat will be affected by the proposed action. 

 

Because no new adverse impacts are proposed to critical areas, there is no net change 

in impacted area within the shoreline or steep slope buffer, and there will be a 

reduction of 40 sq.ft. of impervious surface within the Shoreline Structure Setback area, 

no additional mitigation is proposed. 
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Geotechnical-Engineering Report
Important Information about This

Subsurface problems are a principal cause of construction delays, cost overruns, claims, and disputes. 

While you cannot eliminate all such risks, you can manage them. The following information is provided to help.

The Geoprofessional Business Association (GBA) 
has prepared this advisory to help you – assumedly 
a client representative – interpret and apply this 
geotechnical-engineering report as effectively as 
possible. In that way, you can benefit from a lowered 
exposure to problems associated with subsurface 
conditions at project sites and development of 
them that, for decades, have been a principal cause 
of construction delays, cost overruns, claims, 
and disputes. If you have questions or want more 
information about any of the issues discussed herein, 
contact your GBA-member geotechnical engineer. 
Active engagement in GBA exposes geotechnical 
engineers to a wide array of risk-confrontation 
techniques that can be of genuine benefit for 
everyone involved with a construction project.

Understand the Geotechnical-Engineering Services 
Provided for this Report
Geotechnical-engineering services typically include the planning, 
collection, interpretation, and analysis of exploratory data from 
widely spaced borings and/or test pits. Field data are combined 
with results from laboratory tests of soil and rock samples obtained 
from field exploration (if applicable), observations made during site 
reconnaissance, and historical information to form one or more models 
of the expected subsurface conditions beneath the site. Local geology 
and alterations of the site surface and subsurface by previous and 
proposed construction are also important considerations. Geotechnical 
engineers apply their engineering training, experience, and judgment 
to adapt the requirements of the prospective project to the subsurface 
model(s).  Estimates are made of the subsurface conditions that 
will likely be exposed during construction as well as the expected 
performance of foundations and other structures being planned and/or 
affected by construction activities.

The culmination of these geotechnical-engineering services is typically a 
geotechnical-engineering report providing the data obtained, a discussion 
of the subsurface model(s), the engineering and geologic engineering 
assessments and analyses made, and the recommendations developed 
to satisfy the given requirements of the project. These reports may be 
titled investigations, explorations, studies, assessments, or evaluations. 
Regardless of the title used, the geotechnical-engineering report is an  
engineering interpretation of the subsurface conditions within the context 
of the project and does not represent a close examination, systematic 
inquiry, or thorough investigation of all site and subsurface conditions.

Geotechnical-Engineering Services are Performed 
 for Specific Purposes, Persons, and Projects,  
and At Specific Times
Geotechnical engineers structure their services to meet the specific 
needs, goals, and risk management preferences of their clients. A 
geotechnical-engineering study conducted for a given civil engineer 

will not likely meet the needs of a civil-works constructor or even a 
different civil engineer. Because each geotechnical-engineering study 
is unique, each geotechnical-engineering report is unique, prepared 
solely for the client.

Likewise, geotechnical-engineering services are performed for a specific 
project and purpose. For example, it is unlikely that a geotechnical-
engineering study for a refrigerated warehouse will be the same as 
one prepared for a parking garage; and a few borings drilled during 
a preliminary study to evaluate site feasibility will not be adequate to 
develop geotechnical design recommendations for the project.

Do not rely on this report if your geotechnical engineer prepared it: 
•	 for a different client;
•	 for a different project or purpose;
•	 for a different site (that may or may not include all or a portion of 

the original site); or
•	 before important events occurred at the site or adjacent to it; 

e.g., man-made events like construction or environmental 
remediation, or natural events like floods, droughts, earthquakes, 
or groundwater fluctuations.

 
Note, too, the reliability of a geotechnical-engineering report can 
be affected by the passage of time, because of factors like changed 
subsurface conditions; new or modified codes, standards, or 
regulations; or new techniques or tools. If you are the least bit uncertain 
about the continued reliability of this report, contact your geotechnical 
engineer before applying the recommendations in it. A minor amount 
of additional testing or analysis after the passage of time – if any is 
required at all – could prevent major problems.

Read this Report in Full
Costly problems have occurred because those relying on a geotechnical-
engineering report did not read the report in its entirety. Do not rely on 
an executive summary. Do not read selective elements only. Read and 
refer to the report in full.

You Need to Inform Your Geotechnical Engineer  
About Change
Your geotechnical engineer considered unique, project-specific factors 
when developing the scope of study behind this report and developing 
the confirmation-dependent recommendations the report conveys. 
Typical changes that could erode the reliability of this report include 
those that affect:

•	 the site’s size or shape;
•	 the elevation, configuration, location, orientation,  

function or weight of the proposed structure and  
the desired performance criteria;

•	 the composition of the design team; or 
•	 project ownership.

As a general rule, always inform your geotechnical engineer of project 
or site changes – even minor ones – and request an assessment of their 
impact. The geotechnical engineer who prepared this report cannot accept 



responsibility or liability for problems that arise because the geotechnical 
engineer was not informed about developments the engineer otherwise 
would have considered.

Most of the “Findings” Related in This Report  
Are Professional Opinions
Before construction begins, geotechnical engineers explore a site’s 
subsurface using various sampling and testing procedures. Geotechnical 
engineers can observe actual subsurface conditions only at those specific 
locations where sampling and testing is performed. The data derived from 
that sampling and testing were reviewed by your geotechnical engineer, 
who then applied professional judgement to form opinions about 
subsurface conditions throughout the site. Actual sitewide-subsurface 
conditions may differ – maybe significantly – from those indicated in 
this report. Confront that risk by retaining your geotechnical engineer 
to serve on the design team through project completion to obtain 
informed guidance quickly, whenever needed.

This Report’s Recommendations Are  
Confirmation-Dependent
The recommendations included in this report – including any options or 
alternatives – are confirmation-dependent. In other words, they are not 
final, because the geotechnical engineer who developed them relied heavily 
on judgement and opinion to do so. Your geotechnical engineer can finalize 
the recommendations only after observing actual subsurface conditions 
exposed during construction. If through observation your geotechnical 
engineer confirms that the conditions assumed to exist actually do exist, 
the recommendations can be relied upon, assuming no other changes have 
occurred. The geotechnical engineer who prepared this report cannot assume 
responsibility or liability for confirmation-dependent recommendations if you 
fail to retain that engineer to perform construction observation.

This Report Could Be Misinterpreted
Other design professionals’ misinterpretation of geotechnical-
engineering reports has resulted in costly problems. Confront that risk 
by having your geotechnical engineer serve as a continuing member of 
the design team, to: 

•	 confer with other design-team members;
•	 help develop specifications;
•	 review pertinent elements of other design professionals’ plans and 

specifications; and
•	 be available whenever geotechnical-engineering guidance is needed.

You should also confront the risk of constructors misinterpreting this 
report. Do so by retaining your geotechnical engineer to participate in 
prebid and preconstruction conferences and to perform construction-
phase observations. 

Give Constructors a Complete Report and Guidance
Some owners and design professionals mistakenly believe they can shift 
unanticipated-subsurface-conditions liability to constructors by limiting 
the information they provide for bid preparation. To help prevent 
the costly, contentious problems this practice has caused, include the 
complete geotechnical-engineering report, along with any attachments 
or appendices, with your contract documents, but be certain to note 

conspicuously that you’ve included the material for information purposes 
only. To avoid misunderstanding, you may also want to note that 
“informational purposes” means constructors have no right to rely on 
the interpretations, opinions, conclusions, or recommendations in the 
report. Be certain that constructors know they may learn about specific 
project requirements, including options selected from the report, only 
from the design drawings and specifications. Remind constructors 
that they may perform their own studies if they want to, and be sure to 
allow enough time to permit them to do so. Only then might you be in 
a position to give constructors the information available to you, while 
requiring them to at least share some of the financial responsibilities 
stemming from unanticipated conditions. Conducting prebid and 
preconstruction conferences can also be valuable in this respect.

Read Responsibility Provisions Closely
Some client representatives, design professionals, and constructors do 
not realize that geotechnical engineering is far less exact than other 
engineering disciplines. This happens in part because soil and rock on 
project sites are typically heterogeneous and not manufactured materials 
with well-defined engineering properties like steel and concrete. That 
lack of understanding has nurtured unrealistic expectations that have 
resulted in disappointments, delays, cost overruns, claims, and disputes. 
To confront that risk, geotechnical engineers commonly include 
explanatory provisions in their reports. Sometimes labeled “limitations,” 
many of these provisions indicate where geotechnical engineers’ 
responsibilities begin and end, to help others recognize their own 
responsibilities and risks. Read these provisions closely. Ask questions. 
Your geotechnical engineer should respond fully and frankly.

Geoenvironmental Concerns Are Not Covered
The personnel, equipment, and techniques used to perform an 
environmental study – e.g., a “phase-one” or “phase-two” environmental 
site assessment – differ significantly from those used to perform a 
geotechnical-engineering study. For that reason, a geotechnical-engineering 
report does not usually provide environmental findings, conclusions, or 
recommendations; e.g., about the likelihood of encountering underground 
storage tanks or regulated contaminants. Unanticipated subsurface 
environmental problems have led to project failures. If you have not 
obtained your own environmental information about the project site, 
ask your geotechnical consultant for a recommendation on how to find 
environmental risk-management guidance.

Obtain Professional Assistance to Deal with  
Moisture Infiltration and Mold
While your geotechnical engineer may have addressed groundwater, 
water infiltration, or similar issues in this report, the engineer’s 
services were not designed, conducted, or intended to prevent 
migration of moisture – including water vapor – from the soil 
through building slabs and walls and into the building interior, where 
it can cause mold growth and material-performance deficiencies. 
Accordingly, proper implementation of the geotechnical engineer’s 
recommendations will not of itself be sufficient to prevent 
moisture infiltration. Confront the risk of moisture infiltration by 
including building-envelope or mold specialists on the design team. 
Geotechnical engineers are not building-envelope or mold specialists.

Copyright 2019 by Geoprofessional Business Association (GBA). Duplication, reproduction, or copying of this document, in whole or in part, by any means whatsoever, is strictly 
prohibited, except with GBA’s specific written permission. Excerpting, quoting, or otherwise extracting wording from this document is permitted only with the express written permission of 
GBA, and only for purposes of scholarly research or book review. Only members of GBA may use this document or its wording as a complement to or as an element of a report of any kind. 

Any other firm, individual, or other entity that so uses this document without being a GBA member could be committing negligent or intentional (fraudulent) misrepresentation.

Telephone: 301/565-2733
e-mail: info@geoprofessional.org www.geoprofessional.org
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1.0  INTRODUCTION 

1.1  Project Description 

An existing home located at 1472 West Lake Sammamish Parkway NE (Figure 1) will be razed and 
replaced with an all new structure.  The new structure will be located outside of the 25-foot Lake 
Sammamish buffer, and landward of an existing, legally established retaining wall.  All proposed 
work will be approximately 5-feet and higher above the ordinary high-water mark (OHWM) of 
31.8 feet elevation used by the City of Bellevue as a regulatory line from which to measure buffers 
for Lake Sammamish.  No work is proposed within the Lake Sammamish floodplain (elevation 
36.1 feet).  Both the existing and proposed homes are located entirely within the Shoreline 
Management Area (SMA).  There is no developable land on the lot that is not within the SMA.  
No native vegetation will be disturbed, and no other critical areas or habitat will be affected by 
the proposed action. 
 
Under the proposed action, there will be an increase in the impervious area footprint on the site 
of 200 sq.ft.  All of the footprint is located within previously disturbed areas within critical area 
setbacks (steep slope and Shoreline Structure Setback).  This includes the existing house 
footprint, other impervious surfaces such as concrete walkways and patios, and a planter box.  
To reduce impacts, the overall developed footprint will be moved away from the water to include 
the removal of all existing impervious surface within the 25-foot lake buffer.  
 
The new house will result in a final area of 919 sq.ft. of impervious surface within the Shoreline 
Structure Setback area.  This is a reduction of 40 sq.ft. compared to 959 sq.ft. of impervious 
footprint under existing conditions.  No existing trees or native shoreline vegetation will be 
disturbed.   
 
The house will not disturb a steep slope located on the property but will be partially located 
within the 75-foot structure setback from the toe of the slope.  The entire setback area was 
disturbed (cleared and graded with existing asphalt street, house, sidewalk, and a small 
landscaped planter box) when the site was originally developed some 75 years ago, and no new 
permanent disturbance is proposed.  The risk that the proposed work will increase the risk of soil 
movement on the steep slope was judged to be “minimal”1. 
 
Because no new adverse impacts are proposed to critical areas, there is no net change in 
impacted area within the shoreline or steep slope buffer, and there will be a reduction of 40 sq.ft. 
of impervious surface within the Shoreline Structure Setback area, no additional mitigation is 
proposed. 

 
1 Earth Solutions NW.  2019.  Geotechnical engineering study, 1427 W. Lake Sammamish Pkwy NE.  Oct. 16, 2019. 
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1.2  Purpose of this Report 

This report was prepared for following purposes: 
1. To evaluate environmental effects of the proposed redevelopment on environmental 

functions within the Lake Sammamish Shoreline environment;  
2. To evaluate environmental effects of the proposed redevelopment on Critical Areas, and; 
3. To evaluate environmental effects of the proposed redevelopment on floodplain habitat. 
4. To describe mitigation needed to offset adverse environmental effects of redevelopment, 

and that will lead to equivalent or better protection of critical area functions and values. 

1.3  Report Author 

This report was prepared by Carl Hadley, a professional aquatic biologist with over 30 years of 
experience in western Washington. 
 

  
Figure 1.  Li property on Lake Sammamish. 

2.0  EXISTING CONDITIONS 

This section provides a description of shoreline habitat and critical areas on the affected site 
under existing conditions. Critical areas within 300-feet of the work area include Lake 
Sammamish, the lake’s riparian buffer, steep slopes in excess of 40 percent, and habitat 
associated with species of local importance (Figure 1).  Adjoining properties also include similar 
critical areas including Lake Sammamish and continuation of the steep slopes. 
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2.1  Lake Sammamish  

A survey of Lake Sammamish in the vicinity of the work area survey was conducted on the 
morning of September 27, 2019 by a professional biologist.  The Li property and adjoining 
properties are highly modified including houses, retaining walls, docks, slope modifications and 
landscaping.  A dock and the end of a concrete walkway extend waterward of the OHWM on the 
Li property. 
 
Lake Sammamish is a shoreline of the state (classified as a Type S water under the Bellevue land 
use code LUC 20.25H.075.B.1).  The lake in this area consists of open water that continues 
uninterrupted offshore for a half mile and more. The gravel dominated substrate drops off slowly 
to about 8 feet within 50 feet from shore.  The property is located in an area subject to high wave 
action during storm events.  The southeast facing shoreline of Lake Sammamish on which the 
property is located has a fetch of between 3 and 4 miles of open water to the south.  Because 
prevailing storm winds come from the south and southeast, the waves that build up during peak 
events can exceed 3-feet, with a 2-foot wave not unusual.  In addition to the waves, storm surges 
(seiches) sometimes occur when strong winds cause water to pile up at the north end of the lake.  
This can raise the water surface elevation by a foot or more.   
 
A concrete retaining wall located near the OHWM line extends across the property and ranges 
from three to four feet in height above the beach (Figure 2).  The landscape below the retaining 
wall consists primarily of a gravel beach sloped gently down into the water.  There are some 
plants within this area including weedy grasses and small native forbs.  A 3-foot wide concrete 
path leads from a staircase on the beach up across the buffer to the house (Figure 2).  An older 
wooden dock provides access to the lake. 
 

  
Figure 2.  Shoreline conditions on beach (left) and above retaining wall (right) (September 2019). 
 
The remainder of the Lake Sammamish buffer upland of the retaining wall consists of lawn (Figure 
2), a few landscaping areas, a three foot-wide at-grade concrete walkway, and a staircase up to 
the deck.  The floodplain elevation of 36.1 feet is located about halfway up to the house.  The 
existing house extends from the lawn/patio back about 50 feet to the access road (NE Rosemont 
Place).  A well-vegetated steep slope extends from the road past the limits of the Shoreline 
Management Area (Figure 1). 
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Lake Sammamish has documented fall Chinook, coho, sockeye, and winter steelhead presence.  
A few native charr have also been noted.  Resident cutthroat trout and various warmwater fish 
species are also known to use Lake Sammamish year-round.  No spawning has been observed 
within or near the project site, but adult salmon migrate through Lake Sammamish to spawning 
habitat in Issaquah Creek and other tributaries feeding the lake. Juvenile salmon migrate past the 
site on their journey to Puget Sound.  Chinook, steelhead, and bull trout are protected under the 
federal Endangered Species Act. 

2.2  Streams 

No watercourses were observed on or near the property.  Local and state databases indicate a 
few minor non-fish-bearing watercourses are somewhere nearby but were probably 
incorporated into underground conveyances at sometime in the past. 

2.3  Wetlands 

A cursory examination of the property and a review of public records found no evidence of 
wetlands on the site.  No seeps or wetland plants were noted.  

2.4  Geologic Hazard Areas 

The property is located on a southeast facing slope immediately adjacent to Lake Sammamish.  
Starting at OHW, the ground has an average 12 percent slope for the first 105 feet.  It is on this 
part of the property in which the house and access road are located.  The toe of a much steeper 
slope starts at the access road and continues approximately to the west.  The steep slope 
averages about 100% for the first 35 feet and then declines to about 40% to the west property 
edge (25-feet).  Further details can be found in the geotech report for the site1. 

2.5  Species of Local Importance 

The wildlife habitat review consisted of a site-specific survey and consultation with the 
Washington Department of Fish and Wildlife database2.  The site and surrounding lands have 
been developed mostly as high-density single-unit residential housing.  Although some suitable 
wildlife habitat for terrestrial and avian species is found in the area, it has all been significantly 
modified by past clearing, fragmentation, and introduction of non-native landscaping species 
(e.g. English ivy and Himalayan blackberry).  Species that may be expected to be found 
intermittently on this site are deer, coyote, Douglas and eastern grey squirrels, other assorted 
rodent species, raptors, woodpeckers, and songbirds.  There are many moderate to large conifer 
and deciduous trees suitable for red-tailed hawk or owl perching on and near the property.  All 
of these trees are located on the steep slopes.  No nesting activity by sensitive species is known 
to have occurred in the recent past.  Larger trees in the area may provide short-term perching 
sites for bald eagles, but none of these are known to be critical nesting or roosting habitat sites.  
No terrestrial wildlife species listed by the U.S. Fish and Wildlife Service, Washington Department 

 
2 Washington Department of Fish and Wildlife. 2019.  Priority habitat and species map.  
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of Fish and Wildlife, King County, or City of Bellevue as threatened, endangered, sensitive, critical, 
or candidate are expected to utilize habitats found on this property. 
 
Chinook and coho salmon are found in Lake Sammamish.  Additional description of aquatic 
species and habitat is provided in Section 2.1. 

2.6  Flood Hazard Areas 

Land subject to a one-hundred-year flood is present on the property below elevation 36.1 feet.  
The floodplain area currently consists of the lawn above the retaining wall, and a sand/gravel 
beach below (waterward of) the retaining wall (Figure 2). 

3.0  EFFECTS OF THE PROPOSED ACTION ON SHORELINE FUNCTIONS 

The effect of the proposed action on shoreline ecological functions is discussed in this section.  
Standard shoreline ecological functions include water quality improvements, bank protection, 
organic material source, and wildlife habitat.  Each of these functions is reviewed below for both 
the pre- and post-redevelopment condition.   
 
In shoreline areas the standard for protection is “no net loss”.  No net loss means that, following 
an action, shoreline ecological functions necessary to sustain shoreline natural resources are 
equivalent to or greater than ecological functions immediately prior to the action.  As noted in 
Ecology guidelines for the Shoreline Management Act, the “no net loss” standard focuses on 
shoreline ecological functions “as they currently exist”3.  In this case “as they currently exist” 
refers to the conditions with the existing house, landscaped yard, patio, dock, retaining wall, and 
lack of native vegetation anywhere within 120 feet of Lake Sammamish.  No net loss does not 
compare to theoretical, perfect, or undisturbed conditions as may have occurred before the area 
was developed.  
 
Shoreline habitat in its natural condition performs many functions essential to fish survival and 
productivity. Vegetation in riparian areas can provide shade and helps maintain cool water 
temperatures needed by most fish native to the Pacific Northwest.  Plant roots stabilize banks, 
help control erosion and sedimentation, and can offer refuge habitat for juvenile fish. Vegetation 
creates overhanging cover for fish.  Where present, trees and shrubs contribute leaves, twigs, 
and insects to waterbodies, thereby providing basic food and nutrients that support fish and 
aquatic wildlife. Large trees that fall can create refuge habitat needed by small fish for cover and 
protection from predators.  Riparian vegetation, litter layers, and soils filter incoming sediments 
and pollutants, thereby assisting in the maintenance of high water quality needed for healthy fish 
populations4.  

 
3  See WAC 173-26-201(2)(c) (no net loss focuses on sustaining “existing shoreline natural resources” and protecting 

shoreline resources “as they currently exist”). 
4 Knutson, K. L. and V. L. Naef.  1997.   Management recommendations for Washington’s priority habitats: riparian.  

Washington Department of Fish and Wildlife, Olympia, WA.  181p. 
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Primary ecological functions provided within the Lake Sammamish shoreline on the project site 
are described below along with an evaluation of the project impact. Shoreline functions and 
values are based on WDFW guidelines5 and other best available science6.  The discussion is 
summarized in Table 1. 

 
Existing conditions on the subject property consists of a moderately sloped gravel beach (Figure 
2), a moderately sloped terrace on which the existing house, residential landscaping, and access 
road are located, and a steep slope which has been left in a relatively natural forested condition.  
There are large trees on the site, all of which are located on the steep slope greater than 120 feet 
from the lake.  No native trees or shrubs are present within 50 feet of the lake on the project site.  
Vegetation near the shoreline consists of exotic annual and perennial grasses and forbs, the 
extent of which varies from year to year, some decorative landscaping, and one large weeping 
willow. 
 
The Lake Sammamish shoreline area is currently developed with a primary structure, deck, car 
parking, access road, concrete retaining wall, sidewalk, and lawn.  The rest consists of graveled 
beach and forestland.  The replacement structure will lie entirely within previously developed 
areas of the lot and will not affect any of the graveled beach or forestland.  No vegetation, with 
the exception of managed lawn and areas currently maintained as residential landscaping will be 
eliminated with expansion of the house.   

3.1  Water Quality 

Vegetation adjacent to a waterbody can improve water quality by filtering pollutants, removing 
nutrients, and preventing sediment introduction. The water quality function of the existing 
shoreline area is generally absent. While the beach area periodically contains grasses and forbs, 
vegetation for the most part is absent or sparse.  The beach consists primarily of gravels and 
sands.  These soils absorb some rainfall and surface water runoff coming from nearby slopes but 
wave action and rapid infiltration means that most water landing on the beach ends up in Lake 
Sammamish relatively quickly.  Any foreign material such as silts and landscaping or roadway 
chemicals receive minor filtering action by the soils before water reaches the lake.   
 
Re-developing the site will result in the removal of some of the managed landscaping located 
upland of the house and outside of the lake buffer.  Replacement of the garden with impervious 
surface will have no effect on the quality of runoff from the site.  Assuming some chemicals such 
as fertilizer or herbicides are used on the landscaping, future runoff from the roof will likely be 
cleaner.  However, the overall effects are minor given the absence of significant runoff in the 
area. 
 

 
5  Ibid. 
6 For example, see Citations of Recommended Sources of Best Available Science for Designating and Protecting 

Critical Areas.  2002. Washington State Office of Community Development, Olympia, WA. and City of Bellevue’s 
2005 Best Available Science (BAS) Review (Herrera 2005). 
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Table 1.  Standard Lake Shoreline Buffer Functions and Analysis of Change 
 

Buffer Function Description of 
Function 

Current Buffer 
Function 

Buffer Function After 
Re-Development 

Shade 

The ability to help 
maintain low water 
temperatures and create 
a cool and humid 
microclimate. 

Poor for the project site due 
to a lack of significant 
vegetation (trees and 
shrubs) overhanging or 
adjacent to Lake 
Sammamish. 

No change 

Beneficial 
Nutrient 
Sources 

The ability to provide 
food resources to the 
Lake in the form of leaf 
litter, vegetative matter, 
and terrestrial insects. 

Low to non-existent for the 
project site due to a scarcity 
of native vegetation within 
more than 120-feet of Lake 
Sammamish. 

No change 

Woody Debris 
Recruitment 

The ability to provide 
large woody debris to 
Lake Sammamish. 

Non-existent for the project 
site due to a lack of 
potential recruitment trees 
near the lake. 

No change 

Sediment and 
Pollutant 
Control 

The ability to physically 
filter sediments, 
chemicals, and nutrients. 

Low due to a lack of native 
vegetation and little surface 
water running off of, or 
across the site. 

Slight Beneficial Effect – 
with reduction of 
impervious surface near 
lake. 

Bank Stability 
and Sediment 
Recruitment 

The ability to maintain 
bank stability and prevent 
increased erosion along 
the shoreline of Lake 
Sammamish. 

Low due to entirely 
developed shoreline with 
armoring needed to protect 
residences from wave 
action. 

No change 

Human Access 
Control 

The ability to reduce or 
eliminate human 
disturbance along a 
sensitive shoreline. 

None.  Access control is not 
an issue for this private 
property. 

No change 

Wildlife Habitat 
Suitability 

The ability to provide 
habitat for upland 
mammals and avian 
species within the riparian 
corridor. 

Low to moderate for the 
project site. Poor habitat 
near lake, but northwest 
half of property is natural 
forest with moderate 
wildlife function. 

No change 

Shoreline Buffer Function:  The physical, chemical, and biological processes or attributes of the buffer. 
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3.2  Water Quantity 

The project will result in a slight increase of impervious surface and no change in land use.  Runoff 
volume from the site will be about the same.  Water from the site drains directly to Lake 
Sammamish, a very large waterbody.  The effect on water surface elevation and flow rate will be 
discountable. 

3.3  Beneficial Nutrients 

Native riparian buffers can be important to aquatic habitat productivity being the primary source 
of leaf litter and insects delivered to fish habitat. When present, overhanging vegetation 
contributes leaves, vegetative litter, and small woody debris directly to the waterbody.  
 
No trees or shrubs will be removed from the shoreline vegetation management area under the 
proposed action.  The existing willow tree that overhangs the lake will remain.  There will be no 
change in beneficial nutrients being delivered to the lake. 

3.4  Microclimate 

Riparian vegetation has the ability to protect waterbodies from climate changes caused by 
widespread development away from the water, including soil and air temperature, humidity, and 
wind.  There is no direct link between microclimate and the condition of salmonid habitat, 
however, it has been suggested that microclimate needs protection to maintain desirable 
assemblages of plants and animal species, including insects, beneficial to fish.  
 
No native vegetation will be removed under the proposed action.  Upon finishing the new 
structure, approximately 55 percent of the property will consist of pervious open space most of 
which will be naturally vegetated.  This area is identical to existing conditions.  There will be no 
effect on microclimate. 

3.5  Temperature & Shade 

No overhanging vegetation will be removed during re-development of the property.  The amount 
of shade will not decrease.  No effect on water temperature in Lake Sammamish will occur. 

3.6  Human Access Control 

One function of buffers in populated areas can be reducing the direct encroachment of humans 
on the watercourse.  This project will be conducted on private property where access control is 
not an issue.  

3.7  Woody Debris 

Large and small woody debris consists of downed tree stems and branches and is a functionally 
important structural component of watercourses and lakes in the Pacific Northwest.  
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No vegetation capable of supplying woody debris will be removed during re-development of the 
property.   

3.8  Bank Stability 

Roots from vegetation growing along waterbodies can help stabilize soils and reduce erosion.  
The sand and gravel found along the subject shoreline naturally aggrades and erodes with 
minimal influence of any native plants along the shoreline.  A retaining wall currently located at 
the OHW provides some stability along the upper shoreline area and prevents erosion from 
around the existing structure.  No change is proposed to the retaining wall.  Bank stability will 
not be affected to any significant degree by the proposed re-development. 

3.9  Shoreline Function Conclusion 

The site is currently developed with an existing residence.  Redevelopment consists primarily of 
replacing the old structure with some minor expansion of the new residence into areas currently 
utilized as walkways, patio, or landscaping.  Forty sq.ft. of structural development currently 
within the Lake Sammamish buffer will be removed with redevelopment.  The developed square 
footage within the Lake Sammamish shoreline area will increase slightly but only at the cost of a 
small landscaping area upland of the existing house.  No disturbance of natural habitat will occur.  
With the exception of some temporary grading within currently developed areas of the lake 
buffer, no work is proposed in sensitive areas.  No natural vegetation will be disturbed.  Under 
the Shoreline Management Act, this level of protection will provide “no net loss” of shoreline 
ecological functions necessary to sustain shoreline natural resources. 

4.0  PROJECT EFFECTS ON CRITICAL AREAS 

Critical areas are defined in the City of Bellevue under BCC LUC 20.25H.025.  They include 
streams, wetlands, shorelines, geologic hazards, habitat and species of local importance, flood 
hazard areas, and buffers.  Existing conditions of each critical area on or near the site are 
described in Section 2.0 of this report.  This section describes any actions that will be taken within 
or near the critical area and any proposed changes that will occur. 

4.1  Streams and Lakes 

There are no streams located on or near the site.  Lake Sammamish borders the east side of the 
property.  The proposed redevelopment includes no inwater work, no work below the OHWM, 
and a permanent decrease in the developed footprint within the buffer and floodplain of 40 sq.ft.  
All temporary impacts to the buffer due to grading will occur in currently degraded areas.  
Temporary increased levels of noise and visual disturbances will also occur during construction 
but will meet City of Bellevue construction standards (BCC 9.18).  

4.2  Wetlands 

No wetlands, seeps or springs were noted on the site or reported in sensitive areas portfolios. 
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4.3  Shorelines 

Lake Sammamish is a shoreline of the state.  Changes to shoreline functions are described in 
Section 3.0 of this report. 

4.4  Steep Slopes 

No work will be completed on the steep slopes 
found on this site.  The steep slope is located 
on the west side of the access road to the 
house.  The house and all proposed work are 
located east of the access road.  While 
development is proposed within the steep 
slope setback, it will occur in an area 
previously cleared and graded and now used 
as a garden adjacent to the house (Figure 3).  
The area provides no support for the slope 
being flat and on the far side of the access 
road. Building a house in this area will not 
affect slope stability (see Geotech Report).  

 

4.5  Species of Local Importance 

No habitat that may have provided urban wildlife habitat for species of local importance will be 
affected by redevelopment of the property.  The large patch of vegetation on the steep slope will 
be left untouched.  No native vegetation will be disturbed. 
 
Sensitive fish species are found in Lake Sammamish.  However, no spawning or other habitat 
critical to salmon life history is located on the site.  No aquatic habitat will be disturbed as a result 
of the project. 

4.6  Flood Hazard Areas 

A flood hazard area is located on the site waterward of the existing house.  The only work 
proposed within the Lake Sammamish floodplain is removal of the existing concrete walkway.  
Additional discussion is provided in Section 5.0. 

4.7  Critical Areas Effects Summary 

The proposed action will take place within a footprint that was already entirely modified for the 
existing use as a residence (Table 2).  No temporary or permanent adverse changes to natural 
habitat will occur.  Work will temporarily affect parts of the Lake Sammamish buffer that have 
already been significantly cleared, graded, and/or developed.  Minor excavation in the floodplain 
is proposed as part of restoration activities.  All impacts will be small, temporary and will occur 

Figure 3 – Existing garden in slope setback. 
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in areas of existing lawn, planters, and pavement.  No significant adverse effects on critical areas 
are expected.   
 

Table 2.  Critical Area Impacts 
 

 
Location of Impact 

Impact Areas 
Existing Future Change 

Streams 0 0 0 
Stream Buffers 0 0 0 
Wetland 0 0 0 
Wetland Buffer 0 0 0 
Shoreline  
(within 200 feet of el. 31.8) 

1,605 sq.ft. 1 

1,825 sq.ft. 2 
1,825 sq.ft. 1 

1,825 sq.ft. 2 
200 sq.ft. 1 

0 2 
Lake Sammamish Buffer  
(within 25 feet of OHWM) 

144 sq.ft. 1 0 sq.ft. 1 -144 sq.ft. 

Shoreline Structure Setback  
(0-50 feet from OHWM)3 

959 sq.ft. 2 919 sq.ft. 2 -40 sq.ft. 

Steep Slope 0 sq.ft. 0 sq.ft. 0 
Steep Slope Setback 1,644 sq.ft.2, 3 1,644 sq.ft. 2, 3 0 
Flood Hazard Area Volume -- -- 0 cu.ft 

1 Impervious surface consisting of concrete paths, patios, and house (LUC 20.25E.065) 
2 Permanent disturbance to include impervious surface (above) plus non-native landscaped areas (LUC 20.25H.125) 
3 Includes the Vegetation Conservation Area (LUC 20.25E.065.F) 

5.0  EFFECTS OF THE PROPOSED ACTION ON FLOODPLAIN HABITAT 

The area below 36.1 feet in elevation has been designated by the City of Bellevue as the Lake 
Sammamish floodplain.  The top of the existing vertical concrete retaining wall is at 
approximately elevation 35.0 feet.  The only work proposed within the Lake Sammamish 
floodplain is associated with compensatory mitigation and includes removing a concrete 
pathway.  A small increase in floodplain capacity will result.   

6.0  MITIGATION 

Under the proposed action there will be no new permanent disturbance and no loss of native 
trees or other native vegetation.  The project will reduce impervious surface within the Lake 
Sammamish shoreline buffer by 144 sq.ft. with removal of a concrete walkway and will reduce 
impervious surface within the Vegetation Conservation Area by 40 sq.ft.   The building will expand 
into an area that already lacks any significant natural biological function being comprised entirely 
of existing building, pavement, and a managed garden.  No significant adverse environmental 
effects of the project on sensitive areas or shoreline ecological functions are expected.   
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Mitigation for the project is being provided primarily by avoiding and/or minimizing sensitive 
areas that are present on the site.  Additional intrusion into the steep slope set-back area by the 
house is being mitigated by removing impervious surface in the shoreline area. 

6.1  Impact Avoidance 

The following actions are proposed to avoid impacts: 
• No work is proposed below the ordinary high water mark of Lake Sammamish. 
• No work is proposed waterward of the existing retaining wall. 
• No work is proposed in wetlands, streams, or geologic hazard areas, or their buffers. 
• No fill is proposed within the floodplain.  
• No native vegetation within the shoreline area or any buffer will be disturbed. 

6.2  Impact Minimization 

The following actions are proposed to minimize impacts: 
• Work within the Lake Sammamish shoreline buffer and setback will be temporary and 

limited only to areas of existing disturbance (lawn, pavement, and the existing house). 
• Work in the steep slope setback will be limited to a previously graded area on the far side 

of the access road that now serves as a vegetable garden. 

6.3  Compensatory Mitigation 

The following actions are proposed to mitigate for impacts: 
• 144 sq.ft. of existing concrete walkway and patio will be removed from the shoreline 

buffer area (no new development is proposed in this area). 
• A net reduction of 40 sq.ft. of impervious surface is proposed for the shoreline building 

setback area (Vegetation Conservation Area). 
 
All of the compensatory mitigation is proposed in the area closest to Lake Sammamish.  No 
vegetation will be removed from this area. 

6.4  Mitigation Summary and Conclusion 

The mitigation plan was prepared specifically to avoid impacts to critical areas with some 
compensatory mitigation being provided to achieve a new reduction of impervious surface in the 
shoreline buffer area (Table 3).  Overall habitat quality would remain in the current state without 
significant change.   
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Table 3.  Impact and Mitigation Areas 
 

Impact 
(sq.ft.) 

Mitigation 
(sq.ft.) 

 
Description 

919  Construction of new Single Family Residence (SFR) in building setback 
area 

 834 Removal of existing SFR from building setback area 

 135 Removal of existing concrete walkway and patio from building setback 
area and shoreline buffer area (replaced with lawn) 

919 959 Conclusion: Mitigation area exceeds impacted area by 4% 
 




